UNCONVENTIONAL GAS PLAN

The Economic Development Plan addresses ways that
local businesses and residents can take advantage of the
economic opportunities from the unconventional gas
industry activity. Issues involving emergency responses to
spills and other hazards are addressed in the Community
Facilities and Services Plan section.

The Gas Wells, Pipelines and Wind Turbines Map on the
next page shows locations of permitted gas wells and
existing major pipelines.

Municipalities should enact reasonable zoning regulations to avoid incompatibility problems
with gas facilities.

The unconventional gas industry presents a full range of issues that should be addressed to
minimize impacts. One wellhead now typically serves fracturing activities that extend horizontally
underground in multiple directions. The truck traffic, visual and noise impacts of a wellhead are
most evident during the drilling of the wells.

Many staging areas, trucking uses and storage uses can be treated the same as in similar commercial
and industrial areas. The routes of pipelines involve various types of reviews, but cannot be regu-
lated by municipalities or the County.

A county or municipality is not permitted to regulate operational matters of the gas industry that are
regulated by the State, such as how gas wells are constructed or which chemicals are used. More-
over, municipalities and a county are not permitted by State law to regulate air pollution (except for
open burning). A municipality is allowed to regulate traditional lot size and setback matters, as long
as the regulations do not effectively exclude gas industry activities within their borders.

Because a portion of State Act 13 was overturned by the courts, municipalities are, once again,
allowed to enact reasonable controls on the locations of gas industry facilities, other than pipelines.
In general, wellheads can be prohibited in areas that are particularly important for conservation
purposes (such as locations close to the Susquehanna River) and areas that are currently or planned
to be highly residential in nature. Many communities with zoning regulations require that wellheads
be set back substantially from existing homes, and some require that special exception approval be
obtained from the Zoning Hearing Board or conditional use approval be obtained from the Board of
Supervisors or Borough Council.

The Pennsylvania State Association of Township Supervisors (PSATS) has prepared a model
ordinance to guide local regulations of the unconventional gas industry. Lycoming County’s
provisions have also been suggested as a model. Washington Township has also enacted zoning
regulations that can serve as a model.
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The following policies should be considered by municipalities:

Allowing natural gas compressor stations and natural gas processing plants in industrial
districts, and selected other districts, but requiring a 1,000-foot setback from a pre-existing
principal building on another lot.

Requiring a gas wellhead to be at least 500 feet away from a pre-existing dwelling and 300
feet from another principal building on another lot. The intent is that a gas well would be
permitted by right in some districts (such as industrial) and need special exception or
conditional use approval in other districts where they be allowed, such as agricultural districts.

(Note - Act 13 requires that a well be set back a minimum of 300 feet setback from an existing
building and 500 feet from a lot line, but Act 13 also gave DEP some authority to grant waivers
to the setbacks. Large setbacks were also established from water sources. DEP is also working
on revised regulations, which may involve noise controls.

Not allowing new gas wellheads in highly residential zoning districts or key conservation-
oriented districts, such as along the Susquehanna River.

Horizontal drilling without any surface disturbance would not be regulated by the zoning
ordinance.

Industrial wastewater treatment facilities should be limited to certain districts with large
setbacks, and need special exception or conditional use approval.

Requiring a municipal permit and submission of a site plan and specific information for any
gas facilities.

Requiring a written narrative describing measures that will be used to mitigate impacts.

Requiring a road maintenance and repair agreement with the municipality before any muni-
cipal roads are used for site construction, drilling and operations. An evaluation may also be
required of the existing conditions of public roads that will be used, which could be used to
assist in crafting a road bonding agreement.

Requiring that a Preparedness, Prevention and Contingency Plan be provided by the operator
to the municipality and emergency responders. The operator should also hold an on-site
orientation and training course for emergency responders.

Proof that minimum clear sight distances will be met at all vehicle access points. (Sight
distance is particularly an issue along municipal roads, if municipal ordinances do not already
establish a requirement. Some municipalities include PennDOT’s sight distance standards by
reference.)

Requiring that all structures except temporary drilling equipment meet the height requirement
for the zoning district.

Requiring that the drilling pad meet building setbacks for the zoning district.
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e Requiring that the drilling rig be set back a minimum distance equal to 1.5 times its height
from all exterior lot lines and roads.

e Requiring for security fencing, except if there is 24 hour on-site staffing during drilling
operations.

e Requiring that emergency responders be given a way to access a gas facility.
e Requiring an exterior sign that must include emergency contact information,
e Lighting shall be directed downward and inward to avoid nuisances for neighbors.

e Allowed increases in noise levels must be limited during various types of activities. A more
permissive standard should be allowed during drilling operations.

e Compressor stations and processing plants must include methods to minimize noise, such as
being completely enclosed with sound reducing walls.

e Drilling and storage of hazardous substances would not be allowed in the 100-year floodplain.

Municipalities should also use local regulations to limit the locations of new nursing homes, hospi-
tals, hospices, personal care centers, adult and child day care centers, and schools within 1,000 feet
of major pipelines or wellheads. The facilities listed above do not allow occupants to evacuate on
their own.

Concentrations of population should be avoided within 1,000 feet of pipelines, such as stadiums and
dense housing.

New development along a pipeline should be designed so that emergency vehicle access to the pipe-
line is possible. In other words, roads and driveways should be designed to be used by emergency
vehicles for access to the pipeline. Buildings and fences should not block emergency access to a
pipeline. Fences should include gates that can be entered by emergency vehicles.

The Wyoming County SALDO addresses some gas industry activities but is not allowed to regulate
as many aspects as a zoning ordinance is allowed to address. The SALDO requires the following:

e Gas compressor stations must be set back a minimum of 750 feet from an existing school,
place of worship, hospital or occupied building. Many model ordinances recommend 1,000
feet. Compressor stations must also be fenced and enclosed within a noise-reducing
structure.

Information must be submitted on new pipelines.

A series of standards were enacted to reduce risks from pipelines. Any new residential,
business or institutional building must be setback 100 feet from the right-of-way of a pipe-
line, including gathering lines. Other buildings must be set back 50 feet.

e A “consultation zone” within 200 feet of the right-of-way of a pipeline is established for new
development proposals. Within the 200-foot zone, a developer is required to discuss the
project with the pipeline operator. If a development will include a substantial density within
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500 feet of the right-of-way of a pipeline, then the developer must propose mitigation
measures to reduce risks. For example, business parking areas might be placed closer to a
pipeline if the building itself is to be placed further away.

Some model ordinances recommend that the “consultation zone” be increased to 660 feet on each
side of a major pipeline. The greater setback is particularly important for a large-diameter high-
pressure transmission line, which can have wider impacts in the event of an emergency.

Distances from pipelines that have high capacities and high pressures should be higher than the
setbacks discussed above. Research conducted by the Gas Research Institute, as illustrated below,
found that larger capacity high-pressure transmission pipelines can create risks to persons within
1,000 feet or more on either side of a pipeline.
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Figure 2.4 Proposed hazard area radius as a function of line diameter and pressure.
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